
 



 



 

 

 
 
 

STAFF REPORT FOR OUT-OF-TURN PLAN AMENDMENT S03-II-F1 
 
 
BACKGROUND 
 
On February 24, 2003, the Board of Supervisors authorized Out-of-Turn Plan amendment 
S03-II-F1 for Sub-units L2, L3 and L4, of the Merrifield Suburban Center, which are located 
southwest of the Williams Drive and Arlington Boulevard (Route 50) intersection.  The Board 
authorized staff to evaluate an amendment to the Plan which transfers planned intensity from 
the area south of Pennell Street to the area north of Pennell Street toward Route 50.  The 
purpose of the proposed amendment is to encourage lower intensity next to the Pine Ridge 
residential neighborhood in order to improve the transition from this residential neighborhood 
to the south and the office uses north on Arlington Boulevard.  Further, the Board requested 
that staff work with representatives from the neighboring community and applicants of a 
development proposal that would provide a site for the Life with Cancer Program.  Life with 
Cancer is a program that provides counseling and other support services, free of charge, to 
people affected by cancer including patients, their family and caregivers.   
 
The zoning application associated with this proposed Plan amendment was submitted on April 
7, 2003.  The application includes all of Subunit L3 (the Dewberry and Davis buildings), all 
of Sub-unit L4 south of Pennell Street (which excludes parcels 6 and 6A on the north side of 
Pennell Street), and parcel 135 (the Northern Virginia Association of Realtors building).  The 
zoning application indicates that the two existing Dewberry and Davis buildings would 
remain unchanged.  The application also shows the area south of Pennell Street reduced from 
the planned .25 FAR to approximately .15 FAR.  Life with Cancer and another office building 
would be located south of Pennell Street and would total approximately 24,000 square feet.  
For parcel 135, the application includes a new office building with approximately 120,000 
square feet.  A conceptual plan of the proposal is included as Attachment I. 
 
Using information submitted with the zoning application, this staff report evaluates 
compatibility and transition issues related to the neighboring Pine Ridge community, traffic 
and access issues related to the proposed increase in development abutting Route 50, as well 
as the effects of the proposal on unconsolidated property. 
 
 
CHARACTER OF THE AREA 

The subject property consists of Sub-units L2, L3 and L4 of the Merrifield Suburban Center, 
as shown on the following figure.   
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Sub-unit L2 consists of three parcels.  Parcel 101A is developed with the Elks Lodge and is 
planned for institutional use up to .15 FAR and is zoned R-1.  The other two parcels, 104B 
and 135, are developed with the Nealon Building and the Northern Virginia Board of Realtors 
(NVAR) Building.  These two parcels are planned for office use up to .5 FAR and are zoned 
C-3.  As an option, this sub-unit is planned for office with retail and service uses up to .6 FAR 
with a minimum consolidation of two contiguous parcels. 

Sub-Unit L3 is developed with the Dewberry and Davis buildings, is planned for office use up 
to .7 FAR and is zoned C-3.   

Sub-Unit L4 is planned for office use up to .25 FAR, with an option for park use and is zoned 
R-1.  This sub-unit is developed with two houses north of Pennell Street and is vacant south 
of Pennell Street.   

The table below summarizes existing land uses, zoning and Comprehensive Plan 
recommendations for each parcel within the area being considered for a Plan amendment.  
 

 

SUB-
UNIT PARCEL ID CURRENT USE ZONING COMPRHENSIVE PLAN 

49-3 ((1))101A Institutional  
(Elks Lodge) R-1 

Institutional up to .15 FAR; 
Option for office up to .6 
FAR with consolidation. L2 

49-3 ((1)) 104B 
49-3 ((1)) 135 

Office 
(Nealon and NVAR 
Buildings) 

C-3 
Office up to .5 FAR;  
Option for office up to .6 
FAR with consolidation. 

L3 49-3 ((9)) 7A  
49-3 ((9)) 11A 

Office (Dewberry & 
Davis Buildings) C3 Office up to .7 FAR 

L4 49-3 ((9)) 1B, 2, 
2A, 3, 4, 6, 6A 

Residential and 
Vacant parcels R-1 Office up to .25 FAR;  

Option for Park 

The Comprehensive Plan map shows this area as planned for office use with the exception of 
parcel 49-3 ((1)) 101A which is planned for institutional use. 
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Adjacent Land Use: 
 
North: The area to the north, across Arlington Boulevard (Route 50) is Sub-Unit G4 of the 
Merrifield Suburban Center and is developed and planned for office use up to .7 FAR and is 
zoned C-3. 
South: The area to the south is the Pine Ridge neighborhood which is developed and planned 
for residential use at 1-2 du/ac, and is zoned R-1. 
East: The area to the east is Sub-unit L5 in the Merrifield Suburban Center.  This area is 
planned for office use up to .7 FAR and is zoned C-3. 
West: The area to the west is Sub-unit L1 in the Merrifield Suburban Center.  This area is 
developed and planned for office use up to .62 FAR and is zoned C-3.   
 
 
PLAN HISTORY 

Over the past 20 years, the property along Pennell Street has been the subject of several Plan 
Amendments which focused on creating an appropriate transition between the Merrifield 
Suburban Center’s office development and the Pine Ridge neighborhood.  These various Plan 
amendments established low intensity office as an appropriate use for the Pennell Street area 
if future development provides extensive buffering, an architectural design that has a 
residential character and building heights limited to 35 feet.  

The most recent Plan guidance was established through a special study of the entire Merrifield 
Suburban Center (S98-CW-2CP).  The study resulted in the Merrifield Suburban Center Plan 
which was adopted on June 11, 2001.  The vision for the Merrifield Suburban Center includes 
the development of two core areas.  One core area focuses development near the Dunn 
Loring-Merrifield Transit Station and the other core area, located north of Luther Jackson 
Intermediate School, is planned to evolve into a “town center”.  The two core areas and the 
area between each are envisioned to be more pedestrian-oriented and relatively urban in 
character.  The Plan also includes the provision of transitional areas at the edges of the 
Suburban Center, such as in Sub-unit L4 (which is the Pennell Street area) to discourage 
encroachment upon adjacent residential neighborhoods.  

     
ADOPTED COMPREHENSIVE PLAN TEXT 
 
The Merrifield Suburban Center Plan includes area-wide guidance on Land Use, Urban 
Design, Transportation, Public Facilities and Infrastructure.  There is further site specific 
guidance for Sub-Units L2, L3 and L4 which addresses land use, intensity and provision of a 
transitional area adjacent to the Pine Ridge neighborhood.  The specific sub-unit Plan text is 
included as Attachment II.   
 
A key aspect of the Plan is to improve Merrifield’s image and establish a sense of place by the 
provision of extensive design guidance focused on creating more pedestrian oriented areas 
and improving pedestrian linkages between areas by improving the streetscape.  The Plan 
established four streetscape treatments of which two apply to the subject property.  The 
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Boulevard Streetscape is applicable to Arlington Boulevard; whereas the Cross Street 
Streetscape is applicable to Williams Drive and Pennell Street.  These streetscape guidelines 
are included as Attachment III. 
 
 
ANALYSIS 
 
This Plan amendment considers an option that allows an increase of building height and 
intensity on parcel 135 as an incentive to consolidate the area south of Pennell Street and 
develop this area abutting the Pine Ridge neighborhood at a lower intensity.  Under this 
proposed option, intensity would be transferred from the area south of Pennell Street to 
property fronting on Arlington Boulevard.  The purpose is to provide an improved transition 
to the adjacent residential area.  The zoning application that was submitted  proposes to 
implement the concept of improving the transition to the Pine Ridge neighborhood.  The map 
below identifies the zoning application area. 
  

 

 
The zoning application proposes two new buildings south of Pennell Street:  the Life with 
Cancer facility and another small office building.  The two buildings are proposed to have 
approximately 24,000 square feet or a .145 FAR, which is a reduction from the current Plan 
potential of .25 FAR.  The unused development potential in the proposal is transferred north 
to parcel 135 (adjacent to Arlington Boulevard), which is shown to have a new office building 
with approximately 120,000 square feet and a height of 90 feet.  The new building proposed 
on parcel 135 includes the parcel’s current by-right intensity, proposed intensity transfers and 
an additional 23,000 square feet.  This increase in development potential (above the current 
Plan) is viewed by the applicant as a necessary incentive to facilitate the consolidation of all 
property south of Pennell Street, which will result in an improved transition to the Pine Ridge 
neighborhood as well as provide a site for Life with Cancer.  This incentive increases the 
intensity within the zoning application area from the current Plan potential of 274,247 square 
feet (about .6 FAR) to 297,142 square feet (just less than .65 FAR).     
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The issues associated with this Plan amendment are: will the transfer in intensity significantly 
improve land use compatibility, what are the traffic impacts of adding more intense 
development adjacent to Route 50 on parcel 135 and how will unconsolidated property be 
affected.  
 
Land Use Compatibility: A fundamental aspect of the proposal is to improve compatibility 
with the neighboring Pine Ridge subdivision.  The current Plan for Sub-Unit L4, which 
encompasses the parcels adjacent to Pine Ridge, indicates that this area is planned for office 
use up to .25 FAR.  Further, the current Plan recommends a 75 foot buffer with fencing and 
screening.  In this way, the Plan intends to ensure a compatible transition from the office uses 
on Arlington Boulevard and the single family detached residential neighborhood to the south.  
The proposal is to transfer some of the intensity from the property south of Pennell Street 
(Sub-Unit L4) and use it for a new office use on Arlington Boulevard on parcel 135.  This 
would result in an intensity of .15 FAR adjacent to the Pine Ridge neighborhood instead of 
the current Plan’s intensity of .25 FAR.  The change in intensity will reduce the potential 
building mass south of Pennell Street by 40 percent.  In addition, the proposal will implement 
all other current Plan provisions which include a 75 foot buffer, provision of a screening wall 
or fence and structures that have a residential character.  The proposed transfer of intensity 
away from the neighborhood, which substantially reduces potential building mass, will 
improve the transition and compatibility with the residential neighborhood.  However, when 
additional intensity is transferred to parcel 135, the planned building heights for this area may 
need to be increased from 75 feet to 90 feet as shown on the zoning application.  This building 
height, which is consistent with the allowable height in the C-3 zoning district, will not have a 
notable visual impact on the nearby neighborhood since parcel 135 is five hundred and fifty 
feet away from the Pine Ridge subdivision and will not be inconsistent with the character of 
existing office development along Route 50.  For example the existing Dewberry and Davis 
building on Route 50 is 83 feet in height.  
 
Transportation: Since the zoning application area is where there is proposed change, the 
transportation analyses focuses on the zoning application area.  The Fairfax County 
Department of Transportation (DOT) analyzed the trip generation of the proposal and 
compared it to the current Plan.  It is estimated that the proposed development could have 200 
more daily trips than the current Plan’s maximum potential; the peak hour increases are 
approximately 30 more trips in the AM peak hours and 100 more trips in the PM peak hours.  
The actual traffic impact may be less since this analysis assumed an office use trip generation 
for the Life with Cancer building.  In actuality, Life with Cancer, which has a staff of ten full 
time employees and two volunteers, will likely have fewer trips than assumed.  Much of the 
Life with Cancer traffic will be from visitors coming to the facility for counseling and for 
classes which are primarily held in the evening.  
 
To accommodate the additional traffic related to a more intense office use on parcel 135, 
transportation improvements may be necessary on this parcel adjacent to Arlington 
Boulevard.  For instance, adding a second left turn lane on westbound Arlington Boulevard, at 
Javier Drive, will likely be needed to prevent vehicles waiting to make a left turn from 
blocking one of the through westbound lanes on Arlington Boulevard.  
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Unconsolidated Property: The zoning application proposes to consolidate all but four 
parcels in Sub-units L2, L3 and L4 of the Merrifield Suburban Center.  The Elks Lodge, 
parcel 101A, could redevelop under the Plan with office at .6 FAR if it consolidates with a 
contiguous parcel which could be parcel 104B.  The Nealon building, parcel 104B, could 
redevelop under the Plan with office at .5 FAR or if it consolidates with a contiguous parcel 
could redevelop at .6 FAR.  The two parcels that are currently developed with single family 
detached houses, parcels 6 and 6A, would be limited to office at .25 FAR under the current 
Plan.  This may result in a Plan inequity as property to the north, east and west has the 
opportunity to develop at a significantly different intensity.  To address the inequity, a similar 
Plan potential that is provided  to abutting properties should be provided for parcels 6 and 6A, 
with a consolidation requirement. 
 
Conclusion: The development proposal as shown in the zoning application will improve 
compatibility and provide a location for the Life with Cancer building which will be 
residential in character.  The proposed incentive to accomplish this improved transition is an 
8% increase in the area’s current development potential.  This increase in development 
potential has some traffic impact which may be minimal, but should be further evaluated as a 
part of the zoning process.   
 

RECOMMENDATION 
 
The purpose of the Plan amendment is to improve compatibility with the Pine Ridge 
neighborhood by reducing intensity south of Pennell Street.  The development of the area 
south of Pennell Street would be residential in character and at .15 FAR, a lower intensity 
than the currently planned .25 FAR.  Based on review of information submitted with the 
zoning application, staff recommends adding an option that encourages consolidation and 
placement of higher intensity further away from the Pine Ridge neighborhood to result in an 
overall intensity not to exceed .65 FAR.  Further, building height guidance is changed from 
75 feet to 90 feet on parcels 11A and 135 to accommodate the transferred intensity on parcel 
135 and to reflect the existing Dewberry and Davis building height. In addition, to address a 
potential Plan inequity for parcels 49-3((9)) 6 and 6A, an option for greater intensity with 
consolidation is recommended for these parcels, conditioned upon consolidation with parcels 
in either L2 or L3.  To simplify the new Plan text, the Sub-unit boundaries are modified to 
move parcel 49-3((1))135 from Sub-unit L2 to Sub-unit L3 and move parcels 49-3((9))6 and 
6A from Sub-unit L4 to Sub-unit L2.  The following map shows the proposed boundaries for 
Sub-units L2, L3 and L4.  The recommended Plan text follows. 
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MODIFY:  Fairfax County Comprehensive Plan; Area I, 2003 Edition, Merrifield 

Suburban Center as amended through January 27, 2003; Land Unit 
Recommendations; Land Unit L; Recommendation for Sub-Units L2, L3 and 
L4, pages 107-109:. 

 
“Sub-Unit L2: 
 
Sub Unit L2 is located east of Sub-Unit L1, fronts onto south of Route 50, and is 
planned and developed with office and institutional uses.  Parcel 49-3((1)) 101A is 
developed and planned with institutional use up to .15 FAR.  Parcels 49-3((1)) 104B and 
135 are is planned and developed with office use up to .5 FAR.  Any expansion of 
existing institutional use or new institutional use should retain a substantial vegetative 
buffer area (i.e., a minimum of 75 feet in width) adjacent to the residential area to the 
south.  Parcel 49-3((1)) 104B is developed and planned with office use up to .5 FAR.  
Parcels 49-3((9)) 6 and 6A on the north side of Pennell Street are planned for office use 
up to .25 FAR, similar to the planned intensity south of Pennell Street. Any 
modification, expansion, and/or reuse of the existing buildings should be consistent with 
guidelines for Existing Uses and Buildings under the Area-Wide Land Use section. 
 
Options: As an option, redevelopment within this sub-unit to office with retail and 
service uses up to .6 FAR may be appropriate if development proposals under this 
option address all applicable Area-Wide recommendations as well as the following: 
 
• A minimum consolidation should consist of at least two (2) parcel 101A or 104B and 

one other contiguous parcels, with any remaining parcel(s) able to develop in 
conformance with the Plan. 

 
• Development proposals in this sub-unit should provide for interparcel access that 

connects Pennell Street to the Route 50 service road.  In addition, any development 
proposal should provide for the extension of the service road along Route 50 between 
Sub-units L1 and L2. 
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• A landscaped buffer and screening area of approximately 75 feet, with a 6-foot solid 
barrier wall or solid barrier fence, should be provided on the southern portion of the 
sub-unit adjacent to existing residential development.  Within the buffer area, existing 
mature trees should be retained and additional supplemental plantings should be 
provided to ensure adequate screening.  

 
• Support retail and service uses should be provided and integrated within the office 

buildings to serve the needs of the tenants, as well as the surrounding area.  
 
• Development should be designed with parking structures behind and/or under 

buildings. 
 
As a second option, parcels 49-3((9)) 6 and 6A could consolidate with Sub-unit L3 and 
L4 provided that the overall intensity for the proposed development does not exceed .65 
FAR.  In addition, all applicable Area-wide recommendations should apply. 

 
 
Height Limit: The maximum building height in this sub-unit is 75 feet.  The tallest 
buildings should be adjacent to Route 50, away from the residential areas.  Building 
heights within 130 feet of the adjacent residential area should be limited to 35 feet.  See 
the Building Heights Map, Figure 16, and the Building Height Guidelines under the 
Area-Wide Urban Design section. 
 
 
Sub-Unit L3: 
 
Sub-Unit L3 is located to the east of Sub-Unit L2, is bounded by Route 50 on the north 
and Williams Drive on the east., and Parcels 49-3((1)) 135 is developed and planned 
with office use up to .5 FAR. Parcels 49-3((9)) 7A and 11A are is planned and 
developed and planned with office use up to .7 FAR.  Any modification, expansion, 
and/or reuse of the existing buildings should be consistent with guidelines for Existing 
Uses and Buildings under the Area-Wide Land Use section. 
 
Option:  As an option, if a development proposal consolidates all parcels in this sub-unit 
with all the property south of Pennell Street in Sub-unit L4, this consolidated area may 
be appropriate for an overall intensity of .65 FAR, provided that the area south of 
Pennell Street is limited to an intensity not to exceed .15 FAR.  In addition, all 
applicable Area-wide recommendations should apply. 
 
Height Limit: The maximum building height in this sub-unit is 75 feet on parcel 49-
3((9)) 7A and 90 feet on parcels 49-3((1)) 135 and 49-3((9)) 11A.  See the Building 
Heights Map, Figure 16, and the Building Height Guidelines under the Area-Wide 
Urban Design section. 
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Sub-Unit L4: 
 
This Sub-Unit is the area along south of Pennell Street between Sub-Unit L2 and 
Williams Drive. This sub-unit is planned for office use up to .25 FAR. Any development 
proposal must address all applicable Area-Wide recommendations as well as the 
following guidelines: 
 
• At a minimum, a 75-foot wide buffer area with a 6-foot solid barrier wall or solid 

barrier fence should be provided adjacent to the Pine Ridge subdivision.  The solid 
barrier wall or solid barrier fence should be sited to preserve mature trees and should 
be placed where it will most effectively screen the proposed use from the first floor 
level of the dwelling units in the Pine Ridge Subdivision, with preference for the wall 
to be located in the northern portion of the buffer area.  A 35-foot wide buffer area 
with a 6-foot solid barrier wall should be provided adjacent to Parcel 49-3((10)) 6.  
This 35-foot buffer area should be measured from the western boundary of the existing 
Williams Drive right-of-way.  For both buffer areas, clearing or grading should be 
minimized and additional supplemental plantings should be provided to ensure 
adequate screening. 

 
• Access should be only northward to Route 50.  Williams Drive should not connect to 

Highland Lane. 
 
• The style of office structures should be residential in appearance which may be 

accomplished by incorporating residential materials in the facade of the buildings, by 
breaking roof lines and other facades, and by using such features as mansard or gabled 
roofs.  The office structures should have a maximum building height of 35 feet and 
should be designed to function as a transition between the single family residential 
area to the south and the more intensive office development to the north. 

 
• Drive-through commercial facilities are not appropriate. 
 
• Lighting and signs should be designed and located to screen them from existing 

residential development.  Parking lot lights should be directed towards Route 50, away 
from the Pine Ridge community. 

 
• Development of these parcels should include on-site stormwater detention facilities 

sufficient to address flooding problems in the Pine Ridge community; or as an 
alternative, off-site stormwater management that utilizes the nearby regional 
stormwater management facility may be considered, if BMPs are provided.  To 
achieve that objective, it may be necessary to design such facilities to meet standards 
in excess of those normally required under Fairfax County Ordinances and the Public 
Facilities Manual.  

 
• Any development proposal should have substantial and logical consolidation, with any 

unconsolidated parcels able to integrate into any previous consolidation and develop in 
a similar manner.  At a minimum, a consolidation should consist of at least 2 parcels 
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that should be contiguous.  This consolidation should show how any unconsolidated 
property could develop in an integrated manner with the initial consolidation. 

 
• Should With full consolidation of these parcels accessing Pennell Street occur, 

consideration should be given to the vacation or abandonment of Pennell Street 
provided that, at a minimum, an ingress/egress easement is granted to Parcel 49-3((1)) 
101A. 

 
Options:  As an option, this property may be evaluated to determine the feasibility for 
use as public parkland.  
 
As a second option, if the parcels south of Pennell Street consolidate with Sub-unit L3, 
this consolidated area may be appropriate for an overall intensity of .65 FAR, provided 
that the area south of Pennell Street is limited to an intensity not to exceed .15 FAR.  In 
addition, all applicable Area-wide recommendations, as well as guidelines for 
development at the base Plan for this sub-unit should apply.  Guidelines for the area 
south of Pennell Street include a minimum 75-foot buffer with a barrier wall or fence, 
access limitations, and structures having a residential appearance. 
 
 
Height Limit: The maximum building height in this sub-unit is 35 feet.  See the Building 
Heights Map, Figure 16, and the Building Height Guidelines under the Area-Wide 
Urban Design section.” 
 
 

MODIFY:  Fairfax County Comprehensive Plan; Area I, 2003 Edition, Merrifield 
Suburban Center as amended through January 27, 2003; Area-Wide 
Recommendations; Figure 16 “Building Heights Map”; page 37.  Modify map 
to change building height limit from 75 feet to 90 feet in parcels 49-3((9))11A 
and 49-3((1))135. 
 

MODIFY:  Fairfax County Comprehensive Plan; Area I, 2003 Edition, Merrifield 
Suburban Center as amended through January 27, 2003; Land Unit 
Recommendations; Figure 29 “Land Unit G”; page 86.  Modify map to reflect 
change in Sub-unit L2, Sub-unit L3 and Sub-unit L4 boundaries.  Parcel 49-
3((1))135 is moved from Sub-unit L2 to Sub-unit L3. Parcels 49-3((9)) 6 and 
6A are moved from Sub-unit L4 to Sub-unit L2. 
 

MODIFY:  Fairfax County Comprehensive Plan; Area I, 2003 Edition, Merrifield 
Suburban Center as amended through January 27, 2003; Land Unit 
Recommendations; Figure 29 “Land Unit L”; page 106.  Modify map to reflect 
change in Sub-unit L2, Sub-unit L3 and Sub-unit L4 boundaries.  Parcel 49-
3((1))135 is moved from Sub-unit L2 to Sub-unit L3. Parcels 49-3((9)) 6 and 
6A are moved from Sub-unit L4 to Sub-unit L2. 

 
The Comprehensive Plan map would not change. 
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ADOPTED COMPREHENSIVE PLAN TEXT 
 
Fairfax County Comprehensive Plan; Area I, 2003 Edition, Merrifield Suburban 
Center as amended through January 27, 2003; Land Unit L; Recommendation for 
Sub-Units L2, L3 and L4, pages 107-109: 

 
“Sub-Unit L2: 
 
Sub Unit L2 is located east of Sub-Unit L1, fronts onto Route 50, and is planned 
and developed with office and institutional uses.  Parcel 49-3((1)) 101A is 
developed with institutional use up to .15 FAR.  Parcels 49-3((1)) 104B and 135 are 
planned and developed with office use up to .5 FAR.  Any expansion of existing 
institutional use or new institutional use should retain a substantial vegetative buffer 
area (i.e., a minimum of 75 feet in width) adjacent to the residential area to the 
south.  Any modification, expansion, and/or reuse of the existing buildings should 
be consistent with guidelines for Existing Uses and Buildings under the Area-Wide 
Land Use section. 
 
Options: As an option, redevelopment within this sub-unit to office with retail and 
service uses up to .6 FAR may be appropriate if development proposals under this 
option address all applicable Area-Wide recommendations as well as the following: 
 
• A minimum consolidation should consist of at least two (2) contiguous parcels, 

with the remaining parcel able to develop in conformance with the Plan. 
 
• Development proposals in this sub-unit should provide for interparcel access that 

connects Pennell Street to the Route 50 service road.  In addition, any 
development proposal should provide for the extension of the service road along 
Route 50 between Sub-units L1 and L2. 

 
• A landscaped buffer and screening area of approximately 75 feet, with a 6-foot 

solid barrier wall or solid barrier fence, should be provided on the southern 
portion of the sub-unit adjacent to existing residential development.  Within the 
buffer area, existing mature trees should be retained and additional supplemental 
plantings should be provided to ensure adequate screening.  

 
• Support retail and service uses should be provided and integrated within the office 

buildings to serve the needs of the tenants, as well as the surrounding area.  
 
• Development should be designed with parking structures behind and/or under 

buildings. 
 
Height Limit: The maximum building height in this sub-unit is 75 feet.  The tallest 
buildings should be adjacent to Route 50, away from the residential areas.  Building 
heights within 130 feet of the adjacent residential area should be limited to 35 feet.  
See the Building Heights Map, Figure 16, and the Building Height Guidelines under 
the Area-Wide Urban Design section. 
 



ATTACHMENT  II 
 

 

 
Sub-Unit L3: 
 
Sub-Unit L3 is located to the east of Sub-Unit L2, is bounded by Route 50 on the 
north and Williams Drive on the east, and is planned and developed with office use 
up to .7 FAR.  Any modification, expansion, and/or reuse of the existing buildings 
should be consistent with guidelines for Existing Uses and Buildings under the 
Area-Wide Land Use section. 
 
Height Limit: The maximum building height in this sub-unit is 75 feet.  See the 
Building Heights Map, Figure 16, and the Building Height Guidelines under the 
Area-Wide Urban Design section. 
 
 
Sub-Unit L4: 
 
This Sub-Unit is the area along Pennell Street between Sub-Unit L2 and Williams 
Drive. This sub-unit is planned for office use up to .25 FAR. Any development 
proposal must address all applicable Area-Wide recommendations as well as the 
following guidelines: 
 
• At a minimum, a 75-foot wide buffer area with a 6-foot solid barrier wall or solid 

barrier fence should be provided adjacent to the Pine Ridge subdivision.  The 
solid barrier wall or solid barrier fence should be sited to preserve mature trees 
and should be placed where it will most effectively screen the proposed use from 
the first floor level of the dwelling units in the Pine Ridge Subdivision, with 
preference for the wall to be located in the northern portion of the buffer area.  A 
35-foot wide buffer area with a 6-foot solid barrier wall should be provided 
adjacent to Parcel 49-3((10)) 6.  This 35-foot buffer area should be measured from 
the western boundary of the existing Williams Drive right-of-way.  For both 
buffer areas, clearing or grading should be minimized and additional 
supplemental plantings should be provided to ensure adequate screening. 

 
• Access should be only northward to Route 50.  Williams Drive should not connect 

to Highland Lane. 
 
• The style of office structures should be residential in appearance which may be 

accomplished by incorporating residential materials in the facade of the buildings, 
by breaking roof lines and other facades, and by using such features as mansard or 
gabled roofs.  The office structures should have a maximum building height of 35 
feet and should be designed to function as a transition between the single family 
residential area to the south and the more intensive office development to the 
north. 

 
• Drive-through commercial facilities are not appropriate. 
 



ATTACHMENT  II 
 

 

• Lighting and signs should be designed and located to screen them from existing 
residential development.  Parking lot lights should be directed towards Route 50, 
away from the Pine Ridge community. 

 
• Development of these parcels should include on-site stormwater detention 

facilities sufficient to address flooding problems in the Pine Ridge community; or 
as an alternative, off-site stormwater management that utilizes the nearby regional 
stormwater management facility may be considered, if BMPs are provided.  To 
achieve that objective, it may be necessary to design such facilities to meet 
standards in excess of those normally required under Fairfax County Ordinances 
and the Public Facilities Manual.  

 
• Any development proposal should have substantial and logical consolidation, with 

any unconsolidated parcels able to integrate into any previous consolidation and 
develop in a similar manner.  At a minimum, a consolidation should consist of at 
least 2 parcels that should be contiguous.  This consolidation should show how 
any unconsolidated property could develop in an integrated manner with the 
initial consolidation. 

 
• Should full consolidation of these parcels occur, consideration should be given to 

the vacation or abandonment of Pennell Street provided that, at a minimum, an 
ingress/egress easement is granted to Parcel 49-3((1)) 101A. 

 
Option:  As an option, this property may be evaluated to determine the feasibility 
for use as public parkland.  
 
Height Limit: The maximum building height in this sub-unit is 35 feet.  See the 
Building Heights Map, Figure 16, and the Building Height Guidelines under the 
Area-Wide Urban Design section.” 
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